
5-1 

 
5.   AGRICULTURE 

 
TRENDS IN AGRICULTURAL EMPLOYMENT 
 
The U.S. Department of Commerce, Bureau of the Census, conducts the Census of 
Agriculture every five years. The most recent census was conducted in 2001 for 2002. This 
data has become available on the Internet as of June 2004.  The data and comparisons 
presented below are based on the 1997 Census of Agriculture and the 2002 Census of 
Agriculture, County Profile.  The Commonwealth of Virginia collects selected data annually 
from farmers on a voluntary basis. Because this data is voluntary, it does not represent a 
complete analysis of trends in the County or the State with respect to agriculture, nor is it 
directly comparable to the U.S. Census data.  
 
Farmland represents the predominant land use in Culpeper County. Of Culpeper County's 
total land mass in 2002, 51.3 percent or 125,121 acres were in farm use with 70,759 acres in 
crop production. According to the Agricultural Census, the number of farms operating in the 
County has increased from 638 in 1997 to 669 in 2002. The production of these remaining 
farms is significant to Culpeper County's economic base. According to the 2002 Census of 
Agriculture, County Profile, of the ninety-eight Virginia counties, Culpeper County has been 
ranked in the upper quartiles in several categories as shown in Table 5.1.  

 
Table 5.1 

State Rankings for Culpeper County 
Market Value of Agricultural Products Sold ($1,000)  Quantity  Rank 
Total Value of Agricultural Products   $       36,713  14 
Value of Crops Including Nursery & Greenhouse  $       18,851  11 
Value of Livestock, Poultry & their Products  $       17,861  22 
Value of Sales by Commodity Crop ($1,000)   
Grains, Oil Seeds, Dry Beans & Peas  $         2,768  21 
Nursery, Greenhouse, Floriculture & Sod  $       14,822  5 
Christmas Trees  $            146  9 
Cattle & Calves  $         8,778  17 
Milk & Dairy Products from Calves  $         7,825  6 
Horses, Mules, Ponies & Donkeys  $         1,171  6 
Top Livestock Inventory Items (Number)   
Cattle & Calves           30,166  17 
Horses & Ponies             2,009  10 
Sheep & Lambs             1,041  17 
Top Crop Items (Acres)   
Forage -  Land used for Hay & Silage           28,431  13 
Corn for Grain             8,490  16 
Soy Beans             6,032  26 
Corn for Silage             5,061  5 
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Historically, agricultural employment in Culpeper County has been viewed as the traditional 
family operated farm. Of the 638 farms existing within the County in 1997, the majority (441) 
was owned by individuals or families. The remaining 197 farms were owned by partnerships, 
corporations, or were part of an estate or trust. In 2002, of the 669 farms in the County, 467 
were owned by individuals or families with 202 owned by other entities. In 1997, 268 farmers 
depended on agricultural production as their principle occupation, whereas in 2002, 329 
farmers depended on farming as their primary income with the average farm consisting of 
187 acres and valued at $480,561. 
 
The number of small farms (1 - 49 acres) operating in Culpeper County increased from 145 
in 1987 to 263 in 2002.  The total market value of Culpeper's agricultural production in 2002 
was $36,713,000 with livestock and their products contributing 48.7 percent of that total and 
crops producing 51.3 percent. 
 

Table 5.2 
Historical Perspective Of Culpeper Agriculture  1920 ~ 2002 

 
        

Year *  # Farms   Acres  Crop Ac.  Beef Cattle   Dairy Cattle   Hogs   Sheep  
1920         1,719           209,549    55,293          10,171             6,101         12,116           3,544  
1930         1,254           188,774    60,581            7,900             8,200           7,800           5,000  
1940         1,230           178,684    54,668            9,200             8,900           9,200           3,130  
1950         1,115           170,399    55,341          14,000           10,400           9,100           2,200  
1960            853           170,330    51,328          22,900           10,700           6,700           3,300  
1970            592           153,332    47,189          33,900             7,100           3,800           1,200  
1982            537           143,434    79,904          32,273             4,644           3,381           1,346  
1987            492           121,198    75,691          30,344             3,018           2,620           1,659  
1992            471           115,295    72,564          11,823             3,364           1,304              957  
1997            638           122,229    72,199          12,263             3,556             166           1,656  

2002 **             669          125,121     70,759          12,051             3,064              280          1,041 
 

Agricultural uses in Culpeper County are progressing as the trend moves toward 
consolidated uses such as beef, dairy, and crops.  Most marginal row cropland is now 
being used as pasture. Countywide dairy cattle production has decreased by almost 14 
percent over the last five years. Hog farming has declined in general as a result of unstable 
market prices. The County's horse industry increased with training and boarding facilities 
growing in number, and horse population up 30% over the last five years over the last 5 
years. Farmers in the County are also involved in higher intensity horticultural uses such as 
the production of Christmas trees, mushrooms, wine grapes, and other fruits and 
vegetables, as well as nursery, greenhouse and turf production. 

 
AGRICULTURAL & FORESTAL DISTRICTS 
 
Agricultural and Forestal Districts are established under guidelines set forth by the Code of 
Virginia, §15.2-4300, to protect agricultural and forestal lands. Districts are initiated by local 
landowners on a voluntary basis. There are approximately 50,858 acres of land in fourteen 
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Agricultural and Forestal Districts in Culpeper County. This represents 21.2% of total 
County land within an Agricultural and Forestal district.   

 
  Table 5.3    
  Agricultural and Forestal Districts    
      

District  Acreage  Expiration Date  
Alum Springs              1,233.70   September-2012 *
Brandy Station              6,870.77   October-2012 *
Brandywine              2,580.32   August-2012 *
Catalpa              2,357.18   October-2012 *
Colchester Farm                 428.25   January-2009  
Crooked Run                 388.50   January-2010  
Deatherage Run              7,822.51   August-2012 *
Hazel River              1,239.42   September-2012 *
Horseshoe Farm              4,226.05   September-2006  
Raccoon Ford              1,192.48   August-2012 *
Remington / Kelly’s Ford              5,009.95   June-2005  
Rillhurst Farms              1,146.39   November-2008  
Stevensburg             13,877.82   September-2012 *
Waterford Run              2,484.57   August-2012 *
      
Total Acreage             50,857.91     
Percentage of Total Ac.  20.9%    
 
* Ag/Forest Districts reviewed in 2004 
 

Agricultural and Forestal Districts allow the County to protect and encourage the 
development and improvement of its agricultural and forestal lands for the production of 
food and other agricultural and forestal products. The preservation of agricultural and 
forestal land is a major instrument to provide support to the local agricultural economy.  
Agricultural land uses preserve open space, enhance watershed protection, complement 
public recreation and ecotourism and insure other environmental benefits.  
 
Once an Agricultural and Forestal District is formed, it must be reviewed periodically. State 
code requires that the review period be set at a minimum of every 4 years but not to 
exceed more than every 10 years. In Culpeper County, each of the fourteen districts was 
established with an eight-year review cycle. Nine of those fourteen Districts were reviewed 
in 2004 with a loss of approximately 11% in those Districts. The Culpeper County 
Agricultural/Forestal District Ordinance requires newly created subdivisions adjacent to 
property within an existing agricultural and forestal district to provide buffers from the 
property lines inside of the newly subdivided parcel wherever there is Agricultural/Forestal 
land directly adjacent. Additional benefits include protection from nuisance complaints and 
assurance of continued qualification for land use taxation. 
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AGRICULTURAL LAND USE 

 
The Agricultural section of the land-use map represents the areas that would be 
inappropriate for high-density residential, commercial and industrial uses. The predominant 
land uses in the Agricultural areas would be: 
 
• Agricultural and Forestry operations of all types; 
 
• Accessory and complementary land uses to agricultural; and 
 
• Low-density residential development on marginal agricultural land, not to conflict 
with agricultural and forestal land uses. 
 
Principal agricultural/forestal areas consist of prime agricultural and forestal soils and take 
into account existing Agricultural and Forestal Districts. Also included in the agricultural 
section are areas of severe building restrictions such as the Triassic basin and other areas 
with drain field restrictions, areas of steep slope and minor floodplain. Most of the major 
floodplain area is included in the open space section of the plan.  
 
Significant agricultural and forestal soils are located throughout the County with a 
predominant belt running northeast from the point where Route 15 enters the County just 
north of Brandy Station, to Lakota on the Rappahannock River. Many of these soils are 
also associated with major stream and river courses. A list of the significant agricultural 
soils in the County can be found in Chapter 4. 
 
Some residential development is expected and is permitted by County Code in agricultural 
areas. The approval of rezoning applications for more intensive use than is shown in this 
Comprehensive Plan should only take place when the Land Evaluation Site Assessment 
(LESA) analysis indicates that the removal of this land from agricultural or forestal use 
would not have a negative impact on agricultural and forestal operations. 
 
Recognizing the inherent incompatibility between agricultural and forestal operations and 
residential land uses, a buffer must be provided for residential development in these areas. 
 
It is the intent of this Plan to provide protection for the farmer, and encourage continued 
farm uses where desired by the farmer. 
 
PROTECTION OF PRIME AGRICULTURAL SOILS 
 
Table 4.2, found in the previous chapter, identifies significant agricultural and forestal soils. 
These soils types represent the most productive farmland, and as such they are a resource 
which should be protected from development. Soil types should be identified, and be 
considered when making land use decisions regarding new development.  
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THE COST OF COMMUNITY SERVICES 
 
At the request of the Board of Supervisors, American Farmland Trust completed a Cost of 
Community Services (COCS) study to develop a current understanding of the net fiscal 
impact of existing land uses in Culpeper County. The study analyzed revenues and 
expenditures on a land use basis for fiscal year 2002. It examined revenues by land use 
and the financial demands of public services (e.g. public safety, government administration, 
schools, courts, etc.) and shows the cost of providing these services to residential; 
commercial; and farm, forest and open space land uses. The study focused on the county 
budget because it represents revenues and expenditures for the majority of the government 
services provided to the residents living in Culpeper County. 
 
The COCS study found that in Culpeper County:  
 

 73 percent of revenue in FY 2002 was generated by residential land uses; 25 
percent was generated by commercial land uses; and 2 percent by farm, forest, and 
open lands, 

 89 percent of county expenditures went to provide services for residential land use 
compared with11 percent for commercial / industrial uses and 1 percent for farm, 
forest, and open land. 

 
In other words, for each $1 of revenue received from residential properties in Culpeper 
County in FY 2002, the county spent $1.22 providing services to those lands. For each $1 
from commercial and industrial land uses the county spent 41 cents; and for each $1 
received from farm, forest and open land uses the county spent 32 cents providing 
services. 
 
Residential land uses created a deficit of  $11,647,464, which was offset by the other two 
land categories: $11 million from commercial and the balance from nearly $1 million surplus 
paid by farm and open land. The Culpeper County COCS findings demonstrate that a 
balance of land uses is necessary to assure fiscal stability. 

    
CONSERVATION MEASURES 
 
The County's commitment to the conservation of agricultural lands has been expressed by 
the provision of land use taxation that provides tax relief to farm and forest enterprises. 
Approximately 153,920 acres of agriculture and forestland were enrolled in the land use 
program in 2003. The County also provides for agricultural and forestal districts that offer 
participants protection from encroaching development. Approximately 50,858 acres of land 
are currently enrolled in this program. 

 
Agricultural and forestal districts identify the areas where significant commitments have 
been made to agricultural production. Significant agricultural soils, identified in the 
Environment Chapter of this Plan (See Table 4.2), are soils that have the potential for high 
agricultural and forestal production. Soils information coupled with the site assessment 
portion of the Land Evaluation Site Assessment System (LESA) equation that identifies the 
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social and economic viability of existing agriculture and the location of those areas in 
agricultural districts provides the County with a tool to identify significant agricultural areas. 
 
The Land Evaluation Site Assessment System (LESA) was developed by the U.S. Soil 
Conservation Service to help localities protect valuable farmland. LESA involves the 
evaluation of land in two parts: 1) soil suitability for agricultural and forestal purposes and, 
2) site assessment. Local representatives determine the site assessment factors. These 
factors are given point values; with maximum points assigned when on site conditions 
support the continuation of agricultural use. The maximum points possible for site 
assessment is 350. This information, combined with the presence of significant agricultural 
and forestal soils, is the basis for a LESA decision. Any property with a site assessment 
score of 260 or greater and with 30% or more of the site containing significant soils makes 
a site very desirable for retention in agricultural or forestal land use. 
 
Participation in agricultural and forestal districts in Culpeper County shall be encouraged. 
Additions to existing districts and the establishment of new districts would further enhance 
the current agricultural district program and have a positive economic and environmental 
impact on the County. 

 
PURCHASE OF DEVELOPMENT RIGHTS (PDRs) 
 
One method of preserving significant agricultural land is through conservation easements, 
or the purchase of development rights. These concepts are further addressed in Chapter 
14, Implementation. Culpeper County, when financially viable, should seek to implement a 
PDR program locally. 
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